City of Chicago
Department of Planning and Development
STAFF REPORT
TO THE
COMMUNITY DEVELOPMENT COMMISSION
REQUESTING DEVELOPER DESIGNATION
June 14, 2016

I. PROJECT IDENTIFICATION AND OVERVIEW
Project Name:

East Park SRO

Applicant Name:

The Habitat Company, LLC and its related entity

Project Address:

3300 W. Maypole

Ward and Alderman:

28th, Jason Ervin

Community Area:

East Garfield Park

Redevelopment Project Area:

Midwest TIF District

Requested Action:

TIF Developer Designation

Proposed Project:

The project includes the rehabilitation of a 153 Unit
affordable Single Room Occupancy building. The project
will provide 153 residential units of which 152 units or 99
percent will be affordable for households earning no more
than 60 percent of the area median income. The one
remaining unit is a residential manager’s unit.

Goal of Project:

To Provide safe decent affordable housing to low income
individuals at risk of homelessness and whose incomes are
at 60% or below of AMI

TIF Assistance:

$5,212,175

II. PROPERTY DESCRIPTION
Address:
Location:

3300 W. Maypole
The building is located on the north side of the street
between Kedzie and Homan Avenue

Tax Parcel Numbers:
Land Area:

16-11-412-042, 043, 044, 045, 046, and 047
.92 Acres or 40,375 sf

Current Use:

Existing affordable residential SRO building

Current Zoning:

RM5, Residential Multi-Unit District.

Proposed Zoning:

NA

Environmental Condition:

A Phase I report has been submitted and is under review by
2FM.

III. BACKGROUND
East Park SRO is a 153-unit single room occupancy (SRO) apartment building (152 studio units
and 1 residential management unit) on Chicago’s West Side. The building was developed by
East Park LLC (“Developer and Owner”), an affiliate of The Habitat Company, in 1995 and
provides very low income residents clean, contemporary and comfortable studio apartment units.
The subject property is located at 3300 W. Maypole Avenue, in Chicago’s East Garfield Park
community area, 4.0 miles west of downtown Chicago.
According to the March 17, 2015 Market Study, the neighborhood surrounding East Park is
primarily residential, with a mix of multifamily and buildings with one to four units. The larger
multifamily buildings are mostly affordable rental housing. The single-family homes and the
two- and three-flats in the area are typically older brick or stone buildings. There are only a small
number of boarded-up homes, but there are many vacant lots scattered throughout the
neighborhood. Commercial and industrial land uses can be found along Lake Street, and there
are small pockets of shopping along Homan and Kedzie Avenues. A newer and more attractive
shopping center, with a variety of stores and services, can be found at Chicago Avenue and
Kedzie, one mile north of East Park. The development is also one block east of the historic 185acre Garfield Park, which is home to the well-known Garfield Park Conservatory.
The Garfield Community Services Center, operated by the City of Chicago, is located at Kedzie
and Madison, 0.25 mile south of East Park Apartments. The site and parking is accessible by way
of Maypole Avenue, a residential side street. Maypole Avenue is one block south of Lake Street,
a major east/west arterial, and connects with both Kedzie and Homan Avenues, two major
north/south thoroughfares. Overall, the subject property is highly accessible by car and public
transportation and just one block from major thoroughfares with bus routes, and two blocks from
the CTA Green Line.
East Park Apartments is conveniently located with respect to shopping and services. For
convenience items and basic groceries, there are two smaller grocery stores within a quarter-mile.
An Aldi grocery store is located at 3835 W. Madison Street, 0.8 mile west. The closest
pharmacy is a CVS store located at 3146 W. Madison, just 0.25 mile south, and a BMO Harris
bank can be found at 3900 W. Madison, 0.8 mile west. There is also a Family Dollar store 0.7
mile south, at 413 S. Kedzie Avenue.
A shopping center with over a dozen stores and restaurants is located 0.9 mile north of the
subject property, at Chicago Avenue and Kedzie Avenue. The center includes a Market
Fresh Foods grocery store, Aldi, two clothing stores, a Chase bank and other shopping and
service options. There are a number of retailers and restaurants located along Madison Street,
particularly on the stretch between Hamlin and Pulaski. The closest big-box retailer is Wal-Mart
Supercenter, 2.6 miles to the northwest, at 4650 W. North Avenue. There are numerous health
clinics and affordable healthcare centers within one mile of the site. The Bobbi Wright Center
(Dr. Haidari Shikari) is located 0.25 mile south, at Madison and Kedzie. In addition,
Breakthrough Clinic, operated by the Lawndale Christian Health Center, is 0.3 mile north, at
3219 W. Carroll Avenue. For dental care, the All Care Family Dental Centre is 0.3 mile south.

The closest hospital is RML Specialty Hospital, at 3435 W. Van Buren St., 0.7 mile south of
the site. There is also a Sinai Group Clinic at 1108 S. Kedzie Ave, 1.2 mile south. The Illinois
Medical District, a cluster of major hospitals that includes Rush University Medical Center (600
S. Paulina), Jesse Brown VA Medical Center (820 S. Damen), and University of Illinois at
Chicago Medical Center (1801 W. Taylor) is approximately 2.4 miles southeast of the
development site. Overall, the site subject property provides excellent access to medical care.
In addition to evaluating the subject property’s location and proximity to area services, the study
also examined demographic trends in the Primary Market Area (PMA) and the city of Chicago.
The study has defined the PMA for East Park Apartments as the area bounded by Chicago
Avenue on the north, Cicero Avenue on the west, Roosevelt Road on the south and the railroad
tracks that run parallel to and west of Maplewood Avenue on the east. The northeast corner of
the PMA is bounded by Grand Avenue from its intersection with Chicago Avenue east to the
point where it would intersect the railroad tracks if they proceeded straight north. The PMA
includes both the East and West Garfield Park community areas in their entirety, as well as
portions of the community areas of Austin, Humboldt Park and North Lawndale.
Householders in the PMA are generally older than in the city of Chicago as a whole. In 2015,
3.2% of PMA households are under age 25, and 55.0% are between 25 and 54 years of age. By
comparison, in the city, 3.9% are under age 25 and 60.7% are age 25 to 54. Some 41.8% of
PMA householders are over the age of 55, compared to only 35.4% in Chicago as a whole.
During the next five years, households in both the PMA and Chicago are projected to trend older,
with the proportion of householders age 55 or older projected to rise to 43.5% in the PMA and
37.7% in the city.
The median household income of the PMA is significantly lower than that of the city of Chicago,
and incomes have not risen overall during the past 15 years. The 2015 median of $23,352 in the
PMA is approximately half the Chicago median of $46,787. From 2000 to 2015, the PMA
median increased by less than 1%, while the citywide median grew 19.4%. However, during the
next five years, income growth in the PMA is expected to keep pace with the city. By 2020, the
PMA median income is projected to grow 5.5%, while the citywide median grows 5.7%.
The analysis assumes that all demand will come from the PMA; however, the development is
expected to draw from a wider geographic area. Due to the subsidies and the target population of
those at risk of homelessness and very low-income individuals, the proposed development will
continue to draw referrals from the CHA waiting list.
IV. PROPOSED DEVELOPMENT TEAM
Development Entity and Property Manager:
The Habitat Company LLC
The Habitat Company’s Community Development Group transforms neighborhoods and creates
high-quality living environments for families of various income levels. Their focus is on creating
public/private partnerships to create sustainable communities. The team has extensive experience
in the design, financing, implementation and management of affordable development programs.
Habitat has been active in the development and management of affordable housing since its
founding over 40 years ago. Using low-income housing tax credits and other local, state and
federal funding sources, it has demonstrated a long history of proven affordable housing
experience and success.

For more than 20 years, from 1987 to 2013, Habitat served as the court-appointed receiver for the
Chicago Housing Authority (CHA), by agreement with CHA and the Federal Court. During that
period Habitat implemented CHA’s Scattered Site Program. In the late-1990’s, Habitat’s role
transitioned to one that focused on the redevelopment of the Plan for Transformation sites. Its
primary role was to create an operational program for the procurement, design and mixed-income
communities at CHA properties like Cabrini Green, Stateway Gardens, ABLA Homes and
others.
This strategic partnership involved many institutions across the city, including philanthropies
such as the John D. and Catherine T. MacArthur Foundation, working closely together
throughout the design and implementation of the historic Plan for Transformation.
• Through their Scattered Sites program from 1987 to 2000, they have developed nearly
2,100 family housing units that were scattered in 43 of the 50 Chicago wards.
• Worked with the CHA on the redevelopment and revitalization of more than 8,200 new
mixed-income housing units and 62 real estate transactions, totaling nearly $2 billion.
• Managed the investment of nearly $700 million in HOPE VI grants and other public
housing funds.
Habitat continues its development work and its affordable housing development mission, and
current projects include:
Heritage House Apartments
Melrose Park, IL
Partnered with The Resurrection Project
4% LIHTC Bond Deal, with HOME, and IAHTC
$15 million, Acquisition Rehab
142 Units
Closed July 2015
New Pines of Edgewater
Edgewater Community
4% LIHTC Bond Deal with IAHTC
$20 million, Acquisition Rehab
104 Units
Anticipated closing June 2017
Renaissance West
2517 W Fullerton
Acquisition, Future LIHTC Rehab
100 Units
Anticipated Acquisition Closing Fall 2016
Lyndale Place
2575 W. Lyndale Avenue
Acquisition, Future LIHTC Rehab
67 Units
Anticipated Acquisition Closing Fall 2016

Consultant and Other Development Team members include:
Architect:
Landon Bone Baker
Landon Bone Baker Architects is a full-service architectural Chicago-based firm with a strong
reputation for bringing responsible design to affordable housing and neighborhood planning.
Landon Bone Baker Architects uses a community-based approach, working closely with
neighborhood organizations, not-for-profit associations, and developers of affordable housing to
create the best possible solutions for residents. The firm’s growing portfolio of projects ranges
from large to small scale urban developments; from single-room-occupancy buildings to
affordable apartment rehabilitations; from daycare centers to college dormitories.
General Contractor:
Ujamaa Construction Inc. and GMA Construction (JV)
Ujamaa is a Construction Manager and General Contracting firm which provides all of the necessary
staff and support services for day-to-day project activities, as well as overall program coordination
with the Owner, Architect, Engineer and subcontractors. Scope of services includes pre-construction,
design/build and design/assist services, construction management and general construction. In
addition to the healthcare, educational and retail markets, Ujamaa has also successfully completed
work in the religious, multi-family housing, commercial and industrial arenas. They recently
completed construction on at least two LIHTC projects in the Chicago area, including the Kennedy
Jordan Manor Senior Building.
GMA is a fully integrated General Contracting, Construction Management and Architecture firm that
is licensed, bonded, and insured in the State of Illinois.
Developer’s Counsel:
David P. Cohen of Katten Muchin Rosenman
David P. Cohen focuses his practice on real estate acquisitions, dispositions, finance and
development. David represents lenders, investors, developers, owners and other sponsors in all
facets of real estate transactions, with particular experience in debt and equity financings, private
equity joint ventures, public-private partnerships, tax-exempt bond financings, health care real
estate transactions, and land development transactions including ground leases and mixed-use
developments. David has a substantial background in affordable housing and community
development programs, with extensive experience in tax-exempt bond financings; tax credit
syndications, including Low Income Housing Tax Credits (LIHTCs), New Markets Tax Credits
and Historic Rehabilitation Tax Credits; tax increment financings (TIFs); multifamily housing
revenue bonds; and Federal Housing Authority (FHA), Fannie Mae and Freddie Mac mortgage
loan transactions. David also has counseled cities and other governmental agencies in connection
with their housing and community development programs.

V. PROPOSED PROJECT
Project Overview:
East Park Apartments is an existing five-story Single Room Occupancy (SRO) building that
provides permanent supportive housing to homeless persons and very low-income persons at risk
of homelessness. The development consists of 152 SRO units and one one-bedroom manager's
unit that is excluded from this analysis. All 152 units have rent assistance, and supportive

services for residents are provided on site. East Park Apartments has a 24-hour security desk,
elevators, laundry facilities, on-site management, computer room, a community room and a
resident lounge. A new fitness center will be added as well. Additionally, the building has an onsite social service classroom for a range of supportive services. There will be a full-time service
coordinator staffed by a third party, to provide specific services for mental health, substance
abuse, health counseling and life skills. Excluding the manager’s unit, nearly all of East Park
SRO’s units are subsidized by project-based housing vouchers (PBVs) through a contract with
the Chicago Housing Authority (CHA).
The scope of the project focuses primarily on addressing deficiencies and obsolescence in the
building’s mechanical systems and providing interior improvements that will enhance the quality
of life for residents.
Each unit is fully furnished, with a private bathroom and a kitchen with a full-sized refrigerator
and range. Units will also include window treatments, central air conditioning and wiring for
cable TV.
Although the City requires a relocation plan, the plan for relocation is expected to take place
internally and the goal is to maintain sufficient vacancies on site to allow for the rehabilitation.
Current residents would permanently relocate to the newly rehabilitated units, creating vacancies
for a subsequent rehab phase. This pattern would continue until all units are completed.
Occupancy has historically been between 95% and 96% and remains roughly the same.
East Park Apartments has a 24-hour security desk, elevators, laundry facilities, on-site
management, computer room, a community room and a resident lounge. A new fitness center
will be added as well. Additionally, the building has an on-site social service classroom for
a range of supportive services. There will be a full-time service coordinator staffed by a third
party, to provide specific services for mental health, substance abuse, health counseling and life
skills.
Key objectives of the rehabilitation are maximizing energy efficiency, reducing operating and
maintenance costs, and reducing the environmental impact of the project on the community's
natural resources. The scope of work includes new roof and insulating systems, HVAC
improvements, accessibility enhancements and energy efficient lighting systems. Improvements
to the interiors of the residential units will include kitchen cabinet upgrades, new appliances, new
flooring and paint. The common areas will also be improved, and a new community room with a
kitchen, library and computer room will be constructed. Green/Sustainability improvements that
are safer, with lower energy costs, will be installed, including a rainwater recapture system, low
flow water fixtures, Energy Star appliances and lighting, low-VOC materials, recycled content
materials and heat-recovering exhaust fans.
There are a total of 16 off-street parking spaces, for a ratio of 0.10 spaces per unit, though some
street parking is also available. While the parking ratio is low, it is appropriate for the target
market of homeless persons and those at risk of homelessness, who typically do not own a
vehicle.
The goal of the redevelopment project at East Park is to ensure continued long-term operations,
by addressing critically needed improvements to mechanical systems, the building envelope and
interior areas. Overall, the building is expected to use approximately 15% less energy after the
proposed redevelopment.
A site plan, floor plans and elevation are provided as exhibits to this report.

Residential Unit Profile:
The following table provides a detailed description of the proposed project. The subject property
will provide a total of 153 rental units including one residential manager’s unit. 152 units or 99%
percent will be affordable for households earning no more than 60 percent of the area median
income. These units will satisfy the Chicago affordable housing ordinance, which requires 10
percent affordable units in projects developed on land sold by the City or 20 percent affordable
units in projects receiving TIF assistance.
Unit Type

Number

Studio(SRO)

22

Studio(SRO)
One BR
Total

130
1
153

Market/
Affordable
At or below 50%
AMI
At or below 60%
AMI
Manager’s Unit

Size-sf

Monthly
Rent*

Total Rent

FMR

395

$725

$ 17,490

$725

395
540
60,430

$725

$ 94,250

$725

$ 111,740

*Tenants pay no utilities in this SRO development. The tenant pays the landlord 30% of their income toward
rent with the balance coming to the landlord from CHA. The rent comes through CHA’s Project-based
Rental Assistance (PRA) program. It functions like the section 8 program, but the subsidy goes directly to the
landlord, provided that a qualified tenant is in place. In total, CHA pays currently approximately $82,985 per
month and the remainder comes from tenant’s incomes.

The affordable rent paid by the tenant is based on the tenant’s income and not on market
comparables. The maximum rent for each defined “affordable” income level is published
annually by the US Department of Housing and Urban Development and listed according to
building construction type (i.e. apartment, townhouse, house), number of bedrooms and
household size. Rent per square foot is not considered except that HUD housing quality
standards and Chicago zoning and building codes set minimum room and unit sizes. Different
federal funding development and operating support sources may have different maximum income
and rent restrictions.
When developers determine the rent to charge for a project that is using HUD program subsidies
through one of the City of Chicago’s Multifamily Financing programs, the developer is required
to establish market-area rents by commissioning a market study of the targeted market area. The
developer is allowed to charge the lesser of HUD-estimated Fair Market Rent or the rent cap by
income group (i.e., the 60% rent), but must also take into consideration the localized rent for the
development’s targeted market area, which is often much lower than the HUD FMR, and may be
the same as, or even lower than, the “affordable” rent levels.
Environmental Features:
Habitat intends to have the building certified as compliant with Energy Star Standards. Features
include: New roof and insulating systems, new energy efficient windows, HVAC
enhancements, Energy Star appliances, low-flow faucets and fixtures, low VOC paints and
flooring, improved energy-efficient corridor lighting, and permeable paving and native
landscaping.
VI. FINANCIAL STRUCTURE
The project includes the rehabilitation of an existing 153 unit building, including 152 SRO units
and one residential manager’s unit. All of the units (100%) will be affordable for tenants with
incomes at or below 60% of AMI. In addition to the $5,212,175 in TIF, which represents
approximately 33% of the total project cost, the City will issue up to $10,000,000 in tax exempt
bonds. The bonds create roughly $477,714 in 4% LIHTC and will generate approximately
$4,770,000 in Tax Credit Equity for the benefit of the project. Other project financing will
include an IHDA HOME loan in the amount of $4,285,676 and $750,000 in Federal Home Loan

Bank (FHLB) funds.
The TIF will be provided from area-wide increment from the Midwest TIF district based on
availability. It will be paid out partially during construction, and partially after construction
completion. The total TIF payment of $5,212,175 is estimated to be paid in three payments:
TIF Assistance Payment Structure
Payment
Timing
#1
At 50% of construction completion, the City will provide 25% of the TIF assistance.
#2
At 75% of construction completion, the City will provide an additional 25% of the TIF assistance.
#3
Upon issuance of the Certificate of Completion, the City will provide the remaining 50% of the
TIF assistance.
The units are required to maintain the affordable rents and occupancy restrictions for a minimum
of 30 years as a condition of the financing. The total project cost is $15,593,886.
The following table identifies the sources and uses of funds.
Sources and Uses of Funds
Sources
IHDA HOME Loan
TIF (City)*
FHLB
Deferred Developer Fee
GP Equity
Equity
Total Sources

Amount
$4,285,676
$5,212,175
$750,000
$568,795
$100
$4,777,140
$15,593,886

% of TPC
27%
33%
5%
4%
0.0%
31%
100%

*The city will issue up to $10,000,000 in tax exempt bonds. A portion of those proceeds will be in the form
of a bridge loan for the TIF funds. A portion of the TIF will come in during construction and pay down the
bridge loan and the remaining TIF will be paid at certificate of completion.

Uses
Land Acquisition**
Hard Costs
Soft Costs
Architect’s Fee (6.49% of hard costs)***
Loan Origination Fee (1.1% of loan)
Legal Fees (1.2% of TPC))
Construction Interest and Reserves (6.9%TPC)
Developer Fee (6.1% of TPC)
($568,000 Deferred)
Other Soft Costs
Total Soft Costs (21.98% of total costs)
Total Uses

Amount
$/sf of Building*
$4,285,000
$68.02 psf
$6,855,281 $108.81 psf

$445,000
$105,000
$185,000
$1,103,491
$961,614
$1,653,500
$4,453,605
$15,593,886

*Gross building area is 63,000 square feet
**The current property will be acquired by the new owner East Park Redevelopment LLC
*** Includes architect fee, design, and supervision.

VII. PUBLIC BENEFITS
The proposed project will provide the following public benefits.
Affordable Housing: The project will retain 152 affordable housing units.

$70.69 psf
$247.52 psf

Property Taxes: The project will expand the tax base because the investment in the property
will result in an increase in its assessed value.
Environmental Features: Habitat intends to have the building certified as compliant with
Enterprise Green Community Standards. Features include: New roof and insulating systems,
new energy efficient windows, HVAC enhancements, Energy Star appliances, low-flow faucets
and fixtures, low VOC paints and flooring, improved energy-efficient corridor lighting, and
permeable paving and native landscaping.
Permanent Jobs: The project is estimated to retain 7 permanent jobs in property management
and supportive services. The department’s workforce development specialists will work with the
developer on job training and placement.
Construction Jobs: The project will produce approximately 30 temporary construction jobs.
Affirmative Action: The developer will comply with the requirements of Chicago’s affirmative
action ordinance, which requires contract participation of 26% by minority-owned business
enterprises (MBEs) and 6% by woman-owned business enterprises (WBEs). The developer has
provided notification of the proposed project, by certified mail, to several associations of
minority and women contractors. A sample version of the letter and copies of the post office
receipts for the certified letters are presented as exhibits to this report.
City Residency: The developer will comply with the requirements of Chicago’s city residency
ordinance, which requires that at least half of all construction-worker hours be filled by Chicago
residents. The developer will also comply with the requirement that all construction jobs are
paid the prevailing wage.
VIII. COMMUNITY SUPPORT
Alderman Jason Ervin endorses the project and has provided a letter of support.
IX. CONFORMANCE WITH REDEVELOPMENT AREA PLAN
The proposed project is located in the Midwest Tax Increment Financing Redevelopment Project
Area. The proposed project will satisfy the following goals of the area’s redevelopment plan:
•

An improved quality of life in the Project Area and the surrounding community.

•

Elimination of the influences and manifestations of physical and economic deterioration
and obsolescence within the Project Area.

•

An environment which will contribute more positively to the health, safety and general
welfare of the Project Area and the surrounding community.

•

An environment which will preserve or enhance the value of properties within and
adjacent to the Project Area.

•

The retention and enhancement of sound and viable existing residences, businesses, and
industries within the Project Area

The implementation strategy for achieving the plan’s goals envisions the need to provide TIF
financial assistance for the development of affordable housing. The proposed project also
conforms to the plan’s land use map, which calls for affordable housing development at the

subject site.
X. CONDITIONS OF ASSISTANCE
If the proposed resolution is approved by the CDC, DPD will negotiate a redevelopment
agreement with the developer. The redevelopment agreement will incorporate the parameters of
the proposed project as described in this staff report.
It is DPD policy that no business will be conducted with a development entity whose any
principal has outstanding municipal debts (such as unpaid parking tickets, unpaid water bills,
unpaid business licenses, and others), is in arrears of child support payments, or who is a debtor
in bankruptcy, a defendant in a legal action for deficient performance, a respondent in an
administrative action for deficient performance, or a defendant in any criminal action.
Closing of the sale of the property will not occur before the City Council has approved the
redevelopment agreement and the developer has obtained all necessary City approvals including
zoning and building permits, and the developer has presented proof of financing. The documents
will include a development timetable.
XI. RECOMMENDATION
The Department of Planning and Development has thoroughly reviewed the proposed project, the
qualifications of the development team, the financial structure of the project, its need for public
assistance, its public benefits, and the project’s conformance with the redevelopment area plan,
and DPD recommends that the CDC recommend to the City Council the designation of The
Habitat Company LLC and its related entity as Developer for the redevelopment of a 153 Unit
SRO building at 3300 W. Maypole.

EXHIBITS
TIF Project Assessment Form
Redevelopment Area Map
Neighborhood Map
Site Plan
Elevation
Typical Floor Plan
M/WBE Sample Letter
M/WBE Certified Letter Receipts
Organizational Chart/List of Directors
Environmental Acquisition Screening Report
Lender’s Letter of Interest
Alderman’s Letter of Support

